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Farm Ownership in Louisiana Financed Under
THE Bankhead-Jones Farm Tenant Act
By
Willie Mae Alexander*
INTRODUCTION
There is widespread interest in the Federal program for helping farm
tenants advance to ownership as provided for under Title I of the Bank-
head-Jones Farm Tenant Act. This act was approved in July 1937, and
authorizes government loans to worthy farm tenants, laborers and share-
croppers for the purpose of enabling them to acquire farms. The program
provided for in this title is commonly known as the Tenant Purchase
Program, and is administered by the Farm Security Administration
under the general direction of the United States Department of Agri-
culture. Only citizens of the United States are eligible for loans, and
preference is to be given those who are able to make a down payment,
or who are owners of the livestock and the equipment necessary to oper-
ate a farm, and to persons who have dependent families.^ During the
period from 1937 to January 1, 1945, 1,452 loans were made to appli-
cants in Louisiana to enable them to buy land and make the improve-
ments needed. By the same date, 43 of these borrowers had repaid their
loans in full. The distribution of the loans made by parishes is shown
in Figure 1.
Loans are authorized for the purpose of enabling approved applicants
to buy farms, to make necessary repairs to buildings or to build new
ones, and to make the land improvements needed. Farms accepted as
security for loans, ire required to be of such size as to constitute an ef-
ficient family-type farm, but in June 1940, the law was amended to pro-
vide that the price paid for any farm cannot exceed the average value
of all farms of 30 or more acres in the county in which it is located.^
In no case can the total loan be more than $12,000.^
*The author wishes to acknowledge the helpful assistance given in planning this
study and throughout the development of the manuscript by Professor B. M. Gile,
Head of the Department of Agricultural Economics.
i"Title I, Farm Tenant Provisions," Bankhead-Jones Farm Tenant Act, Public
No. 210, 75th Congress, Chapter 517, 1st Session, H. R. 7562, Section 1, p. 1.
Wnited States Statutes at Large, 76th Congress, 2nd and 3rd Sessions, 1939-1941,
Volume 54, Part I, Public Laws, Reorganization Plans, Chapter 421, p. 564.
^United States Department of Agriculture, Farm Purchase Loans, Farm Security
Administration, Washington, July 1944, FSA Publication 130 (Revised)
.
Figure 1. Location of the two areas surveyed and the number of tenant purchase
farms by parishes, Louisiana, January 1, 1945
6
Committees composed of local farmers have been set up "in each
county in which activities are carried on" to determine the eligibility
of applicants for loans and to certify to the Secretary of Agriculture
those approved to receive them. In examining the applicants, investi-
gations are made of their character, ability, and experience. It is also
the duty of the committee to appraise each farm proposed for purchase
and to certify to the amount which in its judgment is a reasonable value.*
The rate of interest on tenant purchase loans is three percent and
the loans are to be amortized over a period of 40 years. ^ During the early
years of operation, the regulations provided for two methods of repay-
ment; known as the fixed payment plan and the variable payment plan.
Each borrower was allowed to choose the method he desired for retiring
his indebtedness. Under the fixed payment plan the borrower would be
expected to pay 4.326 percent of the original loan each year. This rate
of annual payment covers both interest and principal and will free the
farm of debt in 40 years. Under the variable payment plan, the borrower
would make payments according to his net cash income; that is, in years
of high returns he would pay more than in years of low return.^ In 1941,
the regulations were revised to require all future borrowers to accept
the variable payment plan. However, the Farm Security Administration
reserves the right to transfer a borrower to the fixed payment plan, if
his records are found to be too incomplete or inaccurate to determine his
net cash income, or if he fails to pay the amount requested. A borrower
may also be transferred to the fixed plan, if for two or more years, he
falls behind schedule 20 percent more than the average for all borrowers
in his county.^
The advantage of the variable payment plan is that the amount to
be paid is based upon the net farm income; that is, income left after
cash operating expenses and necessary family living expenses are deducted
from gross cash income. This means that in years of low farm income,
due either to poor yields, low prices, or both, the family could continue
to live without becoming delinquent and in danger of losing its farm.
Nature of Study and Sources of Information
This report has to do with farms purchased in the rice and upland
cotton areas of Louisiana under Title I of the Bankhead-Jones Farm
Tenant Act.^ It deals primarily with: (1) the number, size, and cost
of farms acquired; (2) the amount of credit extended for the purchase
of farms and their improvements in relation to total land and improve-
4Bankhead-Jones Farm Tenant Act, op.cit.. Section 2, pp. 1-2 and Section 42, p. 9.
Hbid., Section 3, p. 2.
6United States Department of Agriculture, Farm Tenant Loans, Farm Security
Administration, Washington, D. C.
^United States Department of Agriculture, Explanation of Variable Plan For Re-
paying Tenant Purchase Loan, Farm Security Administration, Washington, D. C,
Form FSA 364, June 1941.
«It is anticipated that studies will be made later of other important areas.
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ment costs; (3) the characteristics of the farmers to whom loans have
been granted; and (4) the approximate amount of capital required to
own and operate a family-size farm in the rice and upland cotton areas
during the period under consideration.
Most of the data presented in this report were obtained from farmers
living in 1943 on farms purchased with the assistance of loans extended
under Title I of the Bankhead-Jones Farm Tenant Act and from the
records of the Farm Security Administration.^ Other sources of informa-
tion are acknowledged in appropriate footnotes. All the farmers having
FSA land purchase loans and operating farms as owners in 1943 in the
parishes included in the survey were interviewed. There were 37 of these
owners in the upland cotton area and 40 in the rice area. The distribu-
tion of these farms by parishes and by color of the operator is shown in
Table 1.
TABLE 1. Tenant Purchase Borrowers Operating Farms as Owners, Two Areas,
Louisiana, 1943
Tenant purchase borrowers
Area and parish White Negro Total
Number Number Number
Upland cotton:
Bienville 5 2 7
Claiborne 7 1 «
Jackson 2 1 ^
Lincoln 9 5 14
Union 4 1 5
Sub-total 27 10 37_
Rice:
Acadia 16 } i;
Vermilion 22 1 23
Sub-total 38 40
Grand Total 65 12 77
Forty-six farms had been bought in the rice area but only 40 loans
were closed in time for the farms to be operated in 1943 under the pro-
gram (Appendix Table 1) . Six of the original borrowers in the upland
cotton area were not operating the land purchase farms in 1943. Five of
them had abandoned their units prior to January 1, 1943 and the other
one shortly thereafter. Four of these owners had been replaced, but one
of the replacement farmers had moved from the farm prior to January 1.
Therefore, three of the units were not owner-operated in 194S.^^ In ad-
9For convenience, loans under Title I of the Bankhead-Jones Farm Tenant
will be referred to hereafter in this report as FSA land loans.
loData obtained from FSA records.
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dition to the visits made to the 1943 owner-operators, four of the previous
owners were contacted and interviewed with regard to reasons for leaving
their farms.
Size of Farms Purchased
The average size of the farms purchased in the upland cotton area
was 100 acres and in the rice area 135 acres. In the cotton area, the farms
varied in size from 60 to 160 acres, and in the rice area from 37 to 269
acres. At the time of purchase, the average amount of cropland was 54
and 122 acres in the two areas, respectively. Twenty-two of the farms in
the cotton area, or 55 percent, had less than 100 acres, while only six or
15 percent contained 140 or more acres (Table 2) . Eleven of the cotton
farms were 80 acre units, and this was the most common size. The crop-
land on the cotton farms at the time of purchase varied from 30 to 100
acres, and averaged 54 percent of the total area of the farms.
TABLE 2. Size of Farms Purchased With Tenant Purchase Loans, Two
Areas, Louisiana
Distribution according to size
Size of farms Upland cotton area Rice area
Number Percent Number Percent
Less than 60 0 0.0 5 12.5
60- 79.9 6 15.0 4 10.0
80. 99.9 16 40.0 7 17.5
100-119.9 8 20.0 3 7.5
120-139.9 4 10.0 3 7.5
140-159.9 5 12.5 3 7.5
160-179.9 1 2.5 3 7.5
180-199.9 0 0.0 3 7.5
200 and over 0 0.0 9 22.5
Total 401 100.0 40 100.0
1 Includes 37 farms that were owner-operated in 1943 and three that were tenant operated.
Eighteen of the farms in the rice area, or 45 percent, were units of
140 or more acres, while 40 percent were less than 100 acres in size
(Table 2) . Although the farms selected for study in the rice area were
located in two of the leading rice-producing counties, it was found that
sugarcane was the main cash crop on 10 of them. The average size of the
ten farms growing sugarcane was 63 acres while the average size of 22
farms on which rice was the only cash crop reported was 172 acres. The
units in the former group ranged in size from 37 to 91 acres and those
in the latter group from 82 to 269 acres. An average of 90 percent of the
total acreage of the farms in the rice area was in cropland.
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Prices Paid for Farms and Cost of Improvements
The average amount paid to the former owners for farms in the up-
land cotton area averaged $1,864 and in the rice area $5,856. The range
in the purchase prices was from $959 to $3,100 and from $2,000 to $10,980
in the two areas, respectively. In the cotton area 27 of the farms or 67.5
percent cost $1,900 or less, while only 3 or 7.5 percent cost more than
$2,900. In the rice area 55.0 percent cost more than $4,900 (Table 3)
.
In addition to the amounts paid to the former owners for farms, the
borrowers were required to pay certain acquisition fees which averaged
$24 in the cotton area and $29 in the rice area. These acquisition ex-
penses consisted of certain title insurance costs, charges incidental to
filing and recording deeds and mortgages and other miscellaneous
charges.
Land purchase loans ordinarily include funds for buildings and im-
provements. A careful study of each farm is made by FSA officials and
the applicant, after which an agreement is reached on the improvements
TABLE 3. Amounts Paid to Former Owners for Tenant Purchase Units, Upland
Cotton and Rice Areas, Louisianai
Distribution of farms
Amount paid Upland cotton area Rice area
Dollars Number Percent Number Percent
901 - 1900 27 67.5 0 0.0
1901 -2900 10 25.0 2 5.0
2901 - 3900 3 7.5 8 20.0
3901 - 4900 0 0.0 8 20.0
4901 - 5900 0 0.0 3 7.5
5901 - 6900 0 0.0 6 15.0
6901 - 7900 0 0.0 5 12.5
7901 - 8900 0 0.0 2 5.0
8901 - 9900 0 0.0 4 10.0
Over 9900 0 0.0 2 5.0
Total 40 100.0 40 100.0
1 Includes all those that had been operated under the program prior to January 1, 1944.
necessary to provide adequate housing for the family, and the buildings,
fences, and land improvements needed for efficient operation of the
farm. On 30 farms in each area on which the major improvements agreed
upon had been completed, the average cost of these was $1,907 in the
cotton area and $2,781 in the rice area (Table 4). The cost on indi-
vidual units varied from $815 to $2,380 in the former area and from
$1,334 to $5,131 in the latter area. Probably more of the owners would
have had the improvements on their farms completed, if the war had not
interfered.
New dwellings had been erected on 26 of the cotton farms and on 27
of the rice farms. On the remaining units in both areas the houses were
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such that they could be repaired. The average cost of the new dwellings
in the cotton area was $1,358 and in the rice area, $1,893. The cost of
new dwellings ranged from $930 to $1,590, and from $1,335 to $4,226
in the two areas, respectively. The houses in the rice area generally cost
more than those in the cotton area, because they were larger, better
quality materials were used, and they had more conveniences.
Outbuildings to meet the needs of the operators were provided on all
the farms. If the barns existing at the time of purchases were inadequate,
they were either repaired or replaced. The average cost of new and re-
paired barns was $357 in the cotton area and $400 in the rice area (Table
4) . Other buildings consisted of jxjultry houses, smokehouses, garages,
and sanitary toilets. The average cost of these other buildings was $87
in the cotton area and $156 in the rice area (Table 4)
.
TABLE 4. Cost of Real Estate, 60 Tenant Purchase Farms, Two Areas, Louisiana
Upland cotton area Rice area
Percen tage Percentage
Item Average of Average of
cost total cost cost total cost
Dollars Percent Dollars Percent
Farm, as purchased 1,893.35 49.5 6,320.09 69.2
Acquisition fees 21.32 0.6 26.25 0.3
Sub-total 1,914.67 50.1 6,346.34 69.5
Improvements added:
Dwelling 1,237.19 32.4 1,790.70 19.6
Barn 357.02 9.3 400.00 4.4
Other buildings 87.00 2.3 156.23 1.7
Water supply 61.47 1.6 120.24 1.3
Fences 154.11 4.0 265.22 2.9
Land 10.54 0.3 48.27 0.6
Sub-total 1,907.33 49.9 2,780.66 30.5
Total... 3,822.00 100.0 9,127.00 100.0
Cost:
Per acre in farm 36.89 .... 60.89
Per acre cropland 73.22 .... 70.70
Adequate water supplies were provided on all the farms where they
did not already exist. The costs of these varied widely in both areas;
from $1.70 to $136 in the cotton area and from $7.50 to $514 in the rice
area. The most elaborate and convenient systems were found in the latter
area where the greatest costs were incurred.
Fencing was an item of cost on most of the units. The average amount
spent on building fences in the cotton area was $154 and in the rice area
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$265, while the range in individual amounts spent was from $20 to $300
and from $82 to $728 in the two areas, respectively (Table 4)
.
Land improvements were made on 15 of the upland cotton farms
and on eight of those in the rice area. These improvements included
terracing in the cotton area and the construction of protection levees,
canals, and ditches in the rice area. In addition some orchards were
established in both areas.
The average cost of the real estate including the improvements added
after purchase was $3,822 in the cotton area and $9,127 in the rice area.
The range in cost in the former area was from $2,597 to $5,077 and in
the latter from $5,830 to $14,380. Approximately half of the total cost
of the real estate in the cotton area was spent for the farm, as purchased,
while the other half represented the cost of buildings and improvements
added. In the rice area the initial cost of the farm was about 70 percent
of the total outlay.
The average cost of the real estate per acre of land was $37 in the
upland cotton area and $61 in the rice area. However, the average cost
per acre of cropland was found to be greater in the cotton area, $73 as
compared to $71 in the rice area.
Relation of Credit Used to Value of Farms
In acquiring ownership control of the tenant purchase farms, the
new owners used credit freely. In the upland cotton area 98.1 percent of
the total cost of the farms and the added improvements was paid with
borrowed funds, and in the rice area, 93.8 percent of the cost was defrayed
in this manner (Table 5) . The average amount of credit used per farm
in the two areas was $3,749 and $8,558, respectively. The average amount
paid from the borrowers' resources was $73 in the cotton area and $569
in the rice area (Table 5)
.
In most cases, the total cost of the farm was paid with loan funds;
however, one borrower in the upland cotton area paid $350 and three in
the rice area paid $125, $600 and $800 respectively from their own re-
sources. Since the time of purchase many of the farmers have made im-
provements which were not provided for in their loans. Twenty-four
borrowers in the cotton area had spent amounts varying from $1.80 to
$291 on improvements on their farms while in the rice area 27 of the
borrowers had spent from $5.00 to $2,970 each. Most of the borrowers
contributed some labor in the construction of the buildings and in the
making of the other improvements. Twenty-nine of the operators in the
cotton area reported an average of 45 days work spent in this manner
while the 30 in the rice area reported an average of 46 days. The indi-
vidual labor contributed varied from 6 to 200 days.
Total Investment in Real Estate and Operating Capital
The average investment per farm in real estate, livestock, machinery,
and equipment in 1943 was $4,980 and $13,199 in the upland cotton and
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TABLE 5. Credit Used by 60 Tenant Purchase Borrowers in Acquiring Farms,
Two Areas, Louisiana, 1937-43
Average per farm in area
Upland cotton Rice
Percentage Percentage
Item Amount of Amount of
total cost total cost
Dollars Percent Dollars Percent
1. Cost of farms:
a. Price paid at
purchase 1,893.35 49.5 6,320.09 69.2
b. Acquisition fees 21.32 0.6 26.25 0.3
c. Added improvements 1,907.33 49.9 2,780.66 30.5
Total cost 3,822.00 100.0 9,127.00 100.0
2. Payment source:
a. FSA land loan 3,749.00 98.1 8,558.00 93.8
b. Borrower's equity . . 73.00 1.9 569.00 6.2
Total . 3,822.00 100.0 9,127.00 100.0
rice areas, respectively.^^ In the cotton area this investment ranged from
$3,149 to $9,143 and in the rice area from $6,451 to $23,613.
The individual farm units in each area were ranked from high to low
on the basis of the cost of real estate at purchase, plus the cost of per-
manent improvements added since purchase. The resulting averages of
total capital investment for the upper, middle, and lower one-third of the
farms grouped as stated above show considerable variation both within
and between the areas (Table 6)
.
The average cost of the real estate in the three groups in the upland
cotton area varied from 75.6 to 77.5 percent of the total farm capital
investment, while in the rice area it varied from 65.2 to 74.2 percent.
The value of livestock among the three groups varied from 17.2 to 19.8
percent of the total investment in the cotton area and from 11.3 to 17.8
percent in the rice area. The investment in machinery and equipment
was about 5 percent of the total farm capital in the cotton area for all
groups, while in the rice area, it ranged from 11.3 percent to 23.5 percent
(Table 6)
.
The value of the real estate per acre for the three groups averaged
$38, $35, and $39 in the cotton area and in the rice area $60, $54, and
$76, respectively (Table 6) . The highest value of real estate per acre
was found in the lower group in each area. In both of these groups the
average size farm was less than that in the other groups. In the cotton
area the average size farm for the upper one-third group was 114 acres,,
for the middle group 112 acres, and for the lower group 84 acres, while
iiThe data given in this section are based on 30 farms in each area which were
owner-operated in 1943 and on which the major improvements had been completed.
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in the rice area the averages were 203, 163, and 84 acres, respectively.
One reason for the great variation in size of farms in the latter area
was that on six of them sugarcane was grown for sale to mills, and these
units were smaller than the average rice farm and averaged 73.7 acres.
Five of the six sugarcane farms came within the lower one-third group.
Data on total capital invested in farms purchased with FSA land loans
are important because they give an approximate measure of the amount
of capital investment required for operating family-size farms in the two
areas. While there are differences of opinion as to what constitutes a
family-size farm, the farms used in tabulating the data given in Table 6,.
were selected and approved for loans under the FSA ideal of such farms,,
and are probably more typical than any group which might be selected
by other means. Because of the accepted federal policy of aiding veterans,
who are qualified and approved to acquire farms of family-size, informa-
tion on the cost of farms largely purchased between 1938 and 1941
should be valuable in indicating the amount of capital needed to operate
a family-size farm in the two areas. To the extent that it may be neces-
sary to pay higher prices for land and the items necessary for operation,
the data given above would be lower than the total capital which would
be required to begin operating a farm in 1945.
Progress in Paying for Farms
An average of $850 had been paid on the real estate debts by the 1943
owner-operators in the upland cotton area, and $1,643 by those in the
rice area (Table 7) .^^ in the cotton area, 62.3 percent of the amount
TA]6;LE 7. Sources of Income Used in Making Payments on 77 Tenant Purchase
Debts, Two Areas, Louisiana
Average per farm
37 borrowers, 40 borrowers.
Source of income upland cotton area rice area
Dollars
Earned income 529.34
Unearned income:
Sale of timber 45.39
Sale of oil lease and royalty. . 138.65
Sale of other rights
or properties 5.60
Total ... 189.64
Unused loan funds returned. . . 130.77
Total paid 849.75
Percentage of maturities paid. .
Percent Dollars Percent
62.3 1,395.81 84.9
5.3 0.00 0.0
16.3 102.70 6.3
0.7 6.49 0.4
22.3 109.19 6.7
15.4 138.12 8.4
100.0 1,643.12 100.0
168.5 152.3
12A11 payments made to March 31, 1944, were included, as accounts do not be-
come delinquent until that date although annual installments are due on December
31 of each year.
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paid originated from income earned by the owner and his family, 22.5
percent from the sale of timber, oil leases, royalties, and other rights and
properties, and 15.4 percent from unused loan funds. In the rice area
84.9 percent of the payments were made from earned income, 6.7 percent
from the sale of oil leases, royalties, and other rights or properties, and
8.4 percent from unused loan funds (Table 7) . Including payments from
all sources, 168.5 percent of the amount due according to schedule to
December 31, 1943 had been paid by the upland cotton borrowers and
152.3 percent by the farmers in the rice area.^^ A higher percentage of
the maturities had been paid by the former group; however, a greater
proportion was from unearned income than in the rice area.
In the upland area, six of the operators were current with their pay-
ments, 12 were ahead and 19 were behind schedule; while in the rice
area 14 were current, 22 were ahead and only four were behind schedule
(Table 8) . Payments made from income received from the sale of oil
leases, royalties, timber, rights of way, etc., and from unused loan funds
are not used by the FSA in determining the schedule status of individual
borrowers. When figured in this manner, the average percentage of
maturities paid by the borrowers in the upland area was 105.0 and in
the rice area 129.4.
TABLE 8. Schedule Status of Tenant Purchase Borrowers Who Operated Farms
As Owners in 1943, Two Areas, Louisiana
37 borrowers, 40 borrowers,
Itgjn upland cotton area rice area
Number on schedule 6 14
Ahead of schedule:
Number 12
Range of amounts $ 8.08 - $1,774.73 $ 0.05 - $3,682.85
Behind schedule:
Number 19 4
Range of amounts $31.50- $706.30 $24.29 - S 265.83
Average due to Dec. 31, 1943 $504.37 $1,078.29
Average paid to March 31, 1944
(excluding extra payments) $529.34 $1,395.81
Percentage of maturities paid
(excluding extra payments) 105.0 129.4
Two borrowers, one in each area, had paid their entire land pur-
chase obligations as of March 31, 1944. The owner in the cotton area
paid his loan after five years of operation, but 48 percent of the original
debt of $4,350 was paid with the proceeds from the sale of an oil lease
in 1943. In addition, he had sold most of his livestock and worked in a
war plant during several months of the last year.
13"According to schedule" refers to the amount that would have been due on a
fixed payment basis at 4.326 percent of the loan annually.
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The debt-free owner in the rice area paid his obligations after only
two years of operation under the program. His initial loan of $6,530 was
reduced by $2,550 when he returned the funds that had been set up for
buildings. Wartime regulations had prohibited the planned construc-
tion. The balance of the real estate debt was retired from farm income
as the operator was fortunate in making large rice crops in 1942 and in
1943 and in receiving wartime prices for them. His farm income was
not entirely from the tenant purchase farm, as he rented 77 acres of land
in addition on which rice was planted in 1943.
Although 19 of the borrowers in the cotton area were behind sched-
ule, only a few of them presented any serious problems. Three of these
had moved from vheir farms after a completion of the 1943 crop year,
but it was thought that these units could be transferred to other eligible
families without any loss to the government. There is a probability that
one or two other borrowers may give up their farms sometime in the
future as judged by their indifference toward paying their real estate
debts. Most of the operators who had not paid up to schedule, however,
were behind for valid reasons. Some of them had suffered from poor
crops due to unfavorable weather conditions for one or more years, and
others were developing livestock programs which had not begun to give
cash returns. In one case, the operator had been injured in an accident
while working away from home and had been unable to work for several
months. It was anticipated that these families would be able to catch up
with their payments in a few years. The four borrowers who were behind
schedule in the rice area presented no serious problems and it was ex-
pected that their payments would be on schedule in the near future.
In addition to those who were operating their farms as owners in
1943 and were behind schedule, the three borrowers in the cotton area
who had left their farms previous to the 1943 crop season were also be-
hind with their payments an average of $354.^* FSA officials were con-
fident that at least one of the farms involved could be transferred to a
new owner without any loss to the government, and that in any case
the total sum which might be lost would be small.
From the varying dates of purchase to March 31, 1944, an average
of $814 had been paid on the tenant purchase debts by the 40 borrowers
in the cotton area, listed as owners on December 31, 1943 and $1,643 by
those in the rice area. Of these amounts, averages of $516 and $918 had
been applied to the principal debts respectively (Table 9) . The average
amount due according to schedule for this group in the cotton area was
$514 and in the rice area $1,078.
Gain in Net Worth
Since the operation of a farm involves both operating capital and
capital invested in real estate, the gain in net worth on all operations
i4The three borrowers who had abandoned their farms, but were still listed as
owners on December 31, 1943.
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is a better measure of financial progress than is the reduction in real
estate debt. This is especially true for young farmers, who are generally
in the stage where operating capital is being increased.
Borrowers who had been operating their farms as owners for five
years had increased their net worth an average of $1,894 in the upland
cotton area and $8,659 in the rice area (Table 10) . The four year owners
TABLE 9. Amounts Due and Paid on Tenant Purchase Loans, Two Areas,
LoumANA, 1937 -March 31, 1944
Item
Average per farm'^
Upland cotton area Rice area
Dollars Dollars
Total loan 3,743.61 7,977.82
Payments made:
Principal 516.12 918.44
Interest 297.39 724.68
Total 813.51 1,643.12
Principal unpaid 3,227.49 7,059.38
Amount due according to schedule
to Dec. 31, 1943 514.30 1,078.29
1 The average loan per farm shown in this table includes data for all units that had been
operated under the program prior to January 1, 1944. The amount shown in Table 5 included
the loans of 30 farmers in each area who had completed the major improvements on their farms
and operated them in 1943.
TABLE 10. Gain in Net Assets of Tenant Purchase Borrowers Since Acquiring
Farms, Two Areas, Louisiana
Length of opera- Number farms Average gain in Average gain in
tion as owners included assets per farm assets per year
Years Number Dollars Dollars
Upland cotton area:
Two 11 1,465.38 732.69
Three 13 1,542.86 514.29
Four 6 1,751.18 437.80
Five 5 1,893.55 378.71
Rice area:
Two 17 3,561.49 1,780.75
Three 8 6,279.26 2,093.09
Four 4 5,992.82 1,498.20
Five 8 8,658.55 1,731.71
had increased their net worth by $1,751 and $5,993, respectively; the
three year owners by $1,543 and $6,279; and the two year owners by
$1,465 and $3,561 (Table 10). Average assets, liabilities, and net worth
for the four groups of borrowers at the time their loans were approved
and as of January 1, 1944 are given in Appendix Tables 2, 3, 4, and 5.
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The data on gains in net worth, show that the new owners have made
substantial financial progress during the relatively short period the FSA
land program has been in operation. It should be recognized that they
have had the advantage of a higher price level for farm products during
the war than was anticipated at the time most of the farms were pur-
chased. Without the benefits of wartime prices, the increase in net worth
would have been less, but still sufficiently large to be encouraging.
Characteristics of Tenant Purchase Families
All of the 77 families who were operating tenant purchase units as
owners in the two areas in 1943, were "normal" families at the time their
loans were approved; that is, they were made up of husband and wife
or husband, wife, and children (Table 11). All except three families
had children, one of these being in the upland cotton area and two in
the rice area. In the North Louisiana area 62.2 percent of the families
consisted of husband, wife, and children sixteen years old or less, while
in the South Louisiana area 85.0 percent of the families were in this
class. The percentage of families with children in all age groups was
greater in the cotton area than in the rice area, being 32.4 and 10.0 per-
cent, respectively (Table 11).
TABLE 11. Distribution of Tenant Purchase Families, According to Type of
Family, Two Areas, Louisiana, at Time of Loan Approval and in 1943i
At approval 1943 At approval 1943
Type of family ~~
No. Percent No. Percent No. Percent No. Percent
Normal families:
Husband and wife. . 1 2.7 3 8.1 2 5.0 1 2.5
Husband, wife.
children 16 yrs.
or under only. . . . 23 62.2 19 51.4 34 85.0 26 65.0
Husband, wife,
children under
16 yrs., 16 yrs.
27.5and over 12 32.4 13 35.1 4 10.0 11
Husband, wife.
children under
16 yrs. only ... 1 2.7 1 2.7 0 0.0 2 5.0
Broken families . . . . 0 0.0 1 2.7 0 0.0 0 0.0
Total 37 100.0 37 100.0 40 100.0 40 100.0
1 Data included only for those operating farms as owners in 1943.
The average number of children living at the time of loan approval
for the 37 families in the cotton area was 3.4, while the average number
in the rice area was 2.8. The number of children per family varied from
none to nine and from none to seven in the two areas, respectively. The
number of children per Negro family was greater than the number per
white family in both areas (Table 12)
.
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TABLE 12. Average Number Children Living at Home in Tenant Purchase
Families, Two Areas, Louisiana, at Time of Loan Approval
and in December, 1943
Average number children
Race of families Upland cotton area Rice area
At loan
approval
December
1943
At loan
approval
December
1943
White 3.0 3.6 2.7 3.1
Negro 4.4 5.1 3.5 4.5
All 3.4 4.0 2.8 3.2
The composition of the families had not changed greatly from the
time of loan approval until 1943. One family had been broken by the
death of the mother, and in two cases all of the children had left home.
However, the average number of children living at home per family had
increased in each color group in each area (Table 12)
.
The age of the family head is an important factor in making selec-
tions for farm ownership loans, as the loans are amortized over a period
of forty years. Young operators have a better chance to retire the mort-
gage debt before the period of old age. The average age of the borrowers
at the time of loan approval in the cotton area was 38.1 years and in
the rice area 34.4 years. The ages varied from 27 to 54 years and from
23 to 48 in the two areas, respectively. Only 8.1 percent of the operators
in the upland area were under 30 at the time of their loan approval
while 25.0 percent of those in the rice area were in this age group (Table
13) . Forty-six percent were forty and over in the former area as com-
TABLE 13. Ages of Farmers Obtaining Tenant Purchase Loans, Two Areas,
Louisianai
Age of operators Distribution of borrowers
time of loan —
approval Upland cotton area Rice area
Years Number Percent Number Percent
Under 24 0 0.0 2 5.0
25-29 3 8.1 8 20.0
30-34 10 27.0 10 25.0
35-39 7 18.9 12 30.0
40-44 9 24.4 7 17.5
45-49 6 16.2 1 2.5
50-orover 2 5.4 0 0.0
Total 37 100.0 40 100.0
1 Includes only those operating farms as owners in 1943.
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pared to only 20.0 percent in the latter area. The average age of the
wives was less than that of the operators by about four years in the cot-
ton area and two years in the rice area.
The operators in the upland cotton area had 6.5 years of formal edu-
cation and those in the rice area 5.3 years. In both areas the negro bor-
rowers had attended school fewer years than the white operators (Table
14) . One farmer in the cotton area and four in the rice area reported
that they had not completed as much as one year of school, while 16.2
and 52.5 percent in the two areas, respectively, reported four years or
less schooling (Table 15) . About 25 percent of the operators in each
area completed 8 to 10 years of formal education and 5.4 and 12.5 per-
cent, respectively, completed high school (Table 15) . None of the negro
operators in the cotton area had gone beyond the seventh grade, and in
the rice area beyond the fourth grade (Appendix Table 6)
.
TABLE 14. Average Years of School Attendance of Tenant Purchase Operators,
Two Areas, Louisiana
Average years of schooling received
Area White Negro All
Upland cotton 7.2 4.5 6.5
Rice 5.4 2.0 5.3
TABLE 15. Distribution of Tenant Purchase Operators According to Years of
Schooling Received, Two Areas, Louisianai
School years completed Upland cotton area Rice area
Number Percent Number Percent
None 1 2.7 4 10.0
1-4 5 13.5 17 42.5
5-7 20 54.1 4 10.0
8-10 •. 9 24.3 10 25.0
11 2 5.4 5 12.5
Total ~37 10o!o 40 100.0
1 Those operating farms as owners in 1943.
Ninety-five percent of the borrowers in the cotton area and 98 per-
cent in the rice area were born on farms. Most of the operators' wives
were also born on farms, but the percentage was not as high as that for
the operators. Seventy-two percent of the borrowers in the cotton area
and 64 percent in the rice area had grown up on farms owned by their
parents (Appendix Table 7) . Fifty-four percent of the borrowers in the
cotton area were born in the parish in which they purchased a farm, and
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an additional 19 percent in an adjoining parish, while the remaining 27
percent were born outside the state. In the rice area, 82 percent of the
operators were born in the parish in which they purchased a farm, an
additional 10 percent in adjoining parishes, and only 3 percent outside
the state.
The borrowers in the cotton area had 24 years of farming experience
from the age of 12 until their approval for tenant purchase loans, and
those in the rice area had 21 years. The years of farming experience
of individuals ranged from 12 to 37 and from 8 to 35 in the two areas,
respectively. Thirty-six out of 37 upland cotton borrowers reported ex-
perience on farms as a part of their families, and in addition, one of
them reported experience as a part owner, one as a hired man, one as a
sharecropper, six as tenants and one as both a tenant and a sharecropper
on the home farm. Thirty-nine of the 40 borrowers in the rice area had
worked as a part of their families; also, one had experience as a share-
cropper, one as both a sharecropper and tenant, two as both hired men
and tenants, and nine as tenants on the home farms.
Varying amounts of experience were reported on other farms. Ninety-
five percent of the operators in the cotton area had had experience on
farms other than their home farms. Of this group, 2.8 percent had
worked as both tenant and owner, 8.6 percent as hired men, sharecrop-
pers and tenants, 8.6 percent as sharecroppers, tenants and owners, 28.6
as tenants only, and 51.4 as both sharecroppers and tenants. Ninety-five
percent of the operators in the rice area had also had experience on farms
other than their home farms prior to the time of attaining their present
status. Of these, only one, 2.6 percent, had been an owner, and he had
experience as a sharecropper and tenant also; 5.3 percent had been
sharecroppers, 5.3 percent hired men, sharecroppers and tenants, 5.3 per-
cent hired men and tenants, 13.2 percent sharecroppers and tenants and
68.3 percent tenants, only.
All land purchase borrowers in both the cotton and rice areas were
engaged in farming at the time they applied for loans. Sixty-eight per-
cent in the former area and 75 percent in the latter indicated that they
had farmed throughout their lives. Most of the borrowers who had
worked in occupations other than farming had done so for only a few
years; however, one Negro in Jackson Parish reported 17 years and one
white operator in Vermilion Parish reported ten years of non-farm em-
ployment.
The 12 operators in the cotton area who reported non-farm experi-
ence had spent an average of 3.9 years in one or more of 12 different oc-
cupations while ten operators in the rice area reported an average of 2.8
years in one or more of seven different occupations other than farming.
Four of the North Louisiana borrowers had worked in oil fields, three
in sawmills, two in stores, two in forests as timber cutters and one each
in the following occupations: highway construction and maintenance,
mechanics, the U. S. Army, railroad work, mining, welding, tire repair
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work and soil conservation. The non-farm experience of the operators
in the rice area was less varied. Three of them had worked in oil fields,
two on highways, two as policemen, two as mechanics and one each in
the following: sawmills, U. S. Navy and mines.
The data indicate that families who received farm ownership loans
in the cotton area had been less stable in their residence previous to ob-
taining them than those families in the rice area. The cotton farmers
had lived on more farms and their average length of residence on each
was less. The average number of farms lived on after leaving the home
farm by the North Louisiana operators was 4.6 as compared to 2.6 for
the South Louisiana borrowers. The average length of residence on each
farm was three years for the former group and five years for the latter.
A study of the location of the tenant purchase farm in relation to
the farm on which the family lived the year previous to becoming an
owner shows that 16 percent of the operators in the cotton area and 28
percent in the rice area purchased the farms on which they were living
as tenants at the time their loan applications were approved. The length
of residence on these farms varied from one to 50 years and one operator
purchased the farm on which he had lived his entire life.
For those borrowers who did not buy the farms on which they were
living, the average distance of the farm purchased from the farm lived
on the year previous to becoming an owner was 11.2 miles in the cotton
area and 7.3 miles in the rice area. The distances moved by individuals
varied from less than one mile in each area to 28 miles in the cotton
area and 45 miles in the rice area. These data show that tenants did not
move far enough in either area to be unfamiliar with the types of enter-
prises suited to the farms they purchased with the aid of tenant purchase
loans.
From interviews with the borrowers, the impression was gained that
tenant purchase farmers in the rice area have a greater determination
to retire their mortgage debt than do those in the cotton area. Because
of higher earnings, it will be less difficult for the rice farmers to retire
their debts and at the same time maintain a comfortable level of living.
In the cotton area several operators felt that too much had been paid for
the land, while in the rice area all were satisfied. None of the operators
in the rice area felt that the buildings constructed on their units had
been too expensive, while three of them stated that they would have
preferred better quality and larger houses. As contrasted with the atti-
tude in the rice area, several of the borrowers in the cotton area felt that
the buildings were too expensive and should have been constructed at a
smaller cost. A few of the cotton borrowers displayed an inclination to
get as much as possible from the government without trying to make
repayment.
That the borrowers in the rice area had a greater determination to
become debt-free owners was evidenced by the fact that none of them
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had abandoned their units, while in the cotton area eight of the original
borrowers had given up their farms. Five of these operators were white
and three were colored. In five cases families had been selected to replace
the borrowers who abandoned their farms, but of these second owners
two had left the farms and only one had been replaced, so that four ot
the units were being rented in February, 1944. It was found that two of
the first borrowers did not move to the farms which they bought with
tenant purchase loans. One decided that he didn't want to move to the
new community and the other found a smaller place with cheaper build-
ings where he thought it would be easier to pay his debt. Four of the
families who had given up their farms were reported to have had poor
attitudes toward cooperating with Farm Security supervisors and as hav-
ing made little effort to pay their financial obligations. Two of the bor-
rowers who had left their farms said that they had operated the units
for a short time but found that they could not "make a living" and
retire the indebtedness. They may have been correct in their analysis as
FSA officials later decided the two farms were uneconomic units and
should be combined into one.
Another family, a colored preacher, had become dissatisfiied and
moved. His sons had been drafted for service in the Army and he had
no desire to operate the farm with his own labor. The remaining bor-
rower who abandoned his farm, stated his unit was too large for him
to operate successfully and that he wanted a place he could pay for more
easily. Undoubtedly there were other reasons involved than the ones
stated above, as poor management and indifference were in evidence in
at least three of the cases.
The human element is always an important factor and much time
and effort is spent in careful investigation of applicants. However, be-
havior is not always predicable and a few cases of error are to be ex-
pected. Different people will deal with given conditions of soils, man-
agement, rotations, and debts in a diverse manner and with widely vary-
ing results. Thus a combination of favorable fundamental conditions
may exist, but poor management and indifference may be the major
contributing factors to failure.
SUMMARY AND CONCLUSIONS
1. The average size of tenant purchase farm units in the upland
cotton area and the rice area exceeded the average size of farms in the
same areas reported in the 1940 Census. In the cotton area, they were
15 acres larger while in the rice area they were 51 acres larger than the
census average. This reflects the policy under the program to purchase
enough land to provide economic units, capable of supporting a reason-
able standard of living and of retiring the mortgage debts in 40 years or
less.
2. In the cotton area the average cost of the real estate was $3,822,
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of which approximately 50 percent was for the farm as purchased, and
50 percent for the improvements added after purchase. In the rice area
the average cost of the real estate was $9,127 of which 70 percent was
for the farm as purchased, and 30 percent for the improvements added.
3. The average cost of farms in the rice area was three times the cost
of those in the cotton area, and the buildings and improvements added
were about 50 percent more costly.
4. The average cost of the real estate per acre in the rice area was
over 1.5 times as great as that in the cotton area; however, the cost per
acre of cropland was slightly higher in the cotton area as a smaller per-
centage of the total farm acreage was in cultivation.
5. Credit was used freely by the tenant purchase borrowers in estab-
lishing themselves as farm owners. In the cotton area 98.1 percent of the
total cost of the farms was paid for with borrowed funds, while 93.8
percent of the total cost in the rice area was paid with loan funds.
6. The average investment in real estate, livestock, machinery and
equipment on farms in the rice area where the major improvements had
been completed was about 3 times as great as in the cotton area. The
cost of the real estate in the rice area represented 69 percent of the total
capital invested in the farm business; livestock accounted for 13 percent;
and machinery and equipment for 18 percent of the total investment. In
the upland cotton area, the cost of the real estate was 77 percent, live-
stock 18 percent, and machinery and equipment 5 percent of the total
capital investment. A greater proportion of the farm capital in the rice
area was invested in machinery and equipment than in the cotton area
and this reflects differences in the degree of mechanization. Rice planting
and harvesting are largely mechanized and costly equipment is commonly
used.
7. When payments made from all sources of income are included, the
1943 operators in the cotton area had paid 168 percent of the amount
due according to schedule to December 31, 1943, and in the rice area
152 percent. In the cotton area, six farmers were on schedule with their
payments, 12 were ahead, and 19 were behind, while in the rice area 14
were on schedule, 22 were ahead, and only four were behind. With few
exceptions, those who had not paid up to schedule had valid reasons,
and were expected to become current within a reasonable period.
8. The borrowers in the upland cotton area who had been operating
their tenant purchase farms as owners for five years had made an average
gain in net assets of $379 per year, those operating for four years had
made an average gain of $438 per year, those operating for three years,
$514, and those operating for two years, $733. The five-year owners in
the rice area had gained $1,732 per year, the four-year owners, $1,498^
the three-year owners, $2,093, and the two-year owners $1,781. The high-
er average financial gains per year in the rice area are not associated with
expenditures for family living being lower than in the cotton area. They
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are associated with larger crop areas per family, more efficient produc-
tion through mechanization, a lower investment in buildings in relation
to the total investment in real estate, and a larger amount of capital per
family invested in productive land, livestock, and equipment.
9. As a whole, the tenants purchasing farms by means of FSA loans
prior to 1943 had progressed on the road to debt free farm ownership
and most of them should be able to complete the payments on their
farms in due time. After the lapse of another decade which will include
the post-war period, comparisons of net worth may be made which will
be more valuable as a measure of the progress made by tenant purchase
families in the two areas, because at present the time that has elapsed
since purchase is short and includes only a period of rising prices for
farm products.
10. At the time of loan approval the average age of the borrowers
in the cotton area was 38.1 years, and 34.4 years in the rice area.
11. The operators in the cotton area had attended school slightly
more years than had those in the rice area. None of the operators ap-
peared to be severely handicapped because of inadequate education.
12. In general the families have a higher standard of living than
they did as tenants, especially since they have better houses and more
conveniences. They are more substantial citizens since they have a
greater opportunity to participate in programs dealing with schools,
churches, and cooperative organizations. As a whole it appears that the
tenant purchase loan program is ^aaking a contribution toward a more
permanent and satisfactory agriculture in the State of Louisiana.
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APPENDIX TABLES
TABLE 1. Farms Bought With Tenant Purchase Loans, Selected Parishes;,
Upland Cotton and Rice Areas, Louisiana, 1937 - May 1, 1944
Number farms bought by
Area and parish
White Negro Both
Upland cotton area:
Bienville 5 2 7
Claiborne 7 1 8
Jackson 3 0 3
Lincoln 10 7 17
Union 4 1 5
Total 29 11 40
Rice area:
Acadia 28 1 29
Vermilion .16 1 17
Total . . . 44 2 46
TABLE 2. Assets, Liabilities, and Net Worth of Tenant Purchase Borrowers,
Two Areas, Louisiana, at Time of Loan Approval and on January 1, 1944
Five-year owners
Average per borrower
' Upland cotton area Rice area
Item (5 borrowers) (8 borrowers)
At loan Jan.l, At loan Jan.l,
approval 1944 approval 1944
Dollars
Assets:
Real estate 0.00
Machinery and equipmenti . . . 164.70
Feed, seed, and supplies 141.40
Livestock 428.70
Cash on hand 30.00
Automobile 0.00
Household goods 235.60
Other property 173.60
Total 1,174.00
Liabilities:
Real estate 0.00
FSA standard loan 57.40
Other debts 115.00
Dollars Dollars Dollars
4,019.64 0.00 9,422.55
317.08 1,044.50 3,196.94
283.20 477.38 888.88
766.60 922.26 1,532.00
110.60 141.88 1,476.88
0.00 425.00 550.00
699.64 430.61 1,435.16
75.55 308.12 1,269.71
6,272.31 3,749.75 19,772.12
3,377.16 0.00 7,506.90
0.00 30.12 157.04
0.00 270.00 0.00
Total 172.40 3,377.16 300.12 7,663.94
Net worth .1,001.60 2,895.15 3,449.63 12,108.18
X Includes value of trucks and tractors.
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TABLE 3. Assets, Liabilities, and Net Worth of Tenant Purchase Borrowers,
Two Areas, Louisiana, at Time of Loan Approval and on January 1, 1944
Four-year owners
Average per borrower
Upland cotton area Rice area
Item (6 borrowers) (4 borrowers)
At loan Jan. 1, At loan Jan. 1,
approval 1944 approval 1944
Dollars
Assets:
Real estate 0.00
Machinery and equipmenti. . . . 62.33
Feed, seed, and supplies 173.42
Livestock 418.00
Cash on hand 9.50
Automobile 33.33
Household goods 270.52
Other property 135.40
Total 1,102.50
Liabilities:
Real estate 0.00
FSA standard loan 118.84
Other debts 14.33
Total 133.17
Net worth 969.33
1 Includes value of trucks and tractors.
Dollars Dollars Dollars
3,597.59 0.00 11,290.16
237.44 1,896.25 3,149.50
296.08 666.75 721.75
815.83 1,525.00 3,052.25
51.94 692.00 319.75
233.33 75.00 425.00
774.38 529.52 1,211.87
152.70 140.00 35.00
6,159.29 5,524.52 2035.28
3,200.45 0.00 9,738.79
233.83 0.00 189.65
4.50 1,240.50 0.00
3,438.78 1,240.50 9,928.44
2,720.51 4,284.02 10,276.84
TABLE 4. Assets, Liabilities, and Net Worth of Tenant Purchase Borrowers,
Two Areas, Louisiana, at Time of Loan Approval and on January 1, 1944
Three-year owners
Average per borrower
Upland cotton area Rice area
jtem (13 borrowers) {S borrowers)
At loan Jan.l, At loan Jan.l,
approval 1944 approval 1944
Dollars Dollars Dollars Dollars
^Reai estate 0.00 3.954.08 87.00 9,980.19
Machinery and equipmenti .. . 58.58 221.67 1,684.63 2,394.37
Feed, seed, and supplies 140.06 328.29 276.50 512.13
Livestock 400.99 988.77 555.37
,383.03
Cash on hand 3.46 65.65 83.16 1,587.45
Automobile 65.39 81-54 268.75 387.50
Household goods 214.19 564.04 260.23 1,163. 9
Other property 112.85 37.38
^"j-t./o
Total 995.52 631.42 3,656.02 17,652.71
™ttate 0.00 3,444.30 0.00 8,353.68
FSA standard loan 141.07 437.01 0.00
20.38
Other debts 39.12 ^ 1^ ^^7.25 20.62
Total 180.19 3,883.23 677.25
8,394.68
Net worth . ~"815l3 2358J[9 2.978.77
9,258:03
1 Includes ^alue of trucks and tractors.
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TABLE 5. Assets, Liabh-ities, and Net Worth of Tenant Purchase Borrowers,
Two Areas, Louisiana, at Time of Loan Approval and on January 1, 1944
Two-year owners
Aiferage per borrower
Upland cotton area Rice area
Item (11 borrowers) (17 borrowers)
At loan Jan.l, At loan Jan.],
approval 1944 approval 1944
Dollars
Assets:
Real estate 22.73
Machinery and equipmenti. . . . 61.14
Feed, seed, and supplies 120.18
Livestock. 416.82
Cash on hand 22.27
Automobile 72.73
Household goods 225.60
Other property 17.36
Total 958.83
Liabilities:
Real estate 0.00
FSA standard loan 156.91
Other debts 78.18
Total 235.09
Dollars Dollars Dollars
3,556.31 93.23 7,141.16
215.91 814.18 1,420.47
279.18 205.94 496.74
788.73 612.89 1,351.48
80.64 169.63 559.77
95.45 104.41 202.94
643.73 297.63 1,101.08
44.68 142.13 155.73
5,704.63 2,440.04 12,429.37
3,217.69 0.00 6,539.65
285.55 72.67 160.22
12.27 200.60 1.24
3,515.51 273.27 6,701.11
Net worth 723.74 2,189.12 2,166.77 5,728.26
1 Includes value of trucks and tractors.
TABLE 6. Distribution of Tenant Purchase Operators According to Years of
Formal Education Received, Two Areas, Louisiana
School Upland cotton area Rice area
years ^ — ~~
Completed White Negro White Negro
No. Percent No. Percent No. Percent No. Percent
None 0 0.0 1 10.0 4 10.5 0 0.0
1-4 2 7.4 3 30.0 15 39.5 2 100.0
5-7 14 51.9 6 60.0 4 10.5 0 0.0
8-10 9 33.3 0 0.0 10 26.4 0 0.0
11 years 2 7.4 0 0.0 5 13.1 0 0.0
Total 27 100.0 10 100.0 38 100.0 2 100.0
TABLE 7. Tenure Status of Those Parents of Farm Ownership Borrowers Who
Were Farmers, Two Areas, Louisiana^
Distribution of parents of borrowers
Area and status White Negro Total
Number Percent Number Percent Number Percent
Upland cotton:
Owner 23 88.5 3 30.0 26 72.2
Tenant 2 7.7 6 60.0 8 22.2
Sharecropper 1 3.8 1 10.0 2 5.6
Total 26 100.0 10 100.0 36 100.0
Rice:
Owner .... 24 64.9 1 50.0 25 64.1
Tenant 13 35.1 1 50.0 14 35.9
Sharecropper 0 0.0 0 0.0 0 0.0
Total 37 100.0 2 100.0 39 100.0
1 status of parents taken at the time of marriage of borrowers.
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